Date:

October 20, 2009

To:

Interested Person

From:

Kara Fioravanti, Land Use Services
503-823-5892 / kfioravanti@ci.portland.or.us

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
reasons for the decision are included in this notice. If you disagree with the decision, you can
appeal it and request a public hearing. Information on how to appeal this decision is listed at
the end of this notice.

CASE FILE NUMBER: LU 09-159668 HDZM –
(PREVIOUS CASE FILE NUMBER THAT THIS FILE REPLACES:
LU 08-152355 HDZM)
DESIGN REVISIONS FOR THE MEIER & FRANK DELIVERY DEPOT
GENERAL INFORMATION
Applicant:

14th & Everett Investors LLC, Listed Owner
1120 NW Couch Street #600
Portland, OR 97209

Representative:

Keith Skille, GBD Architects Incorporated
1120 NW Couch Street, Suite. 300
Portland, Oregon 97209

Site Address:

1417 NW EVERETT STREET

Legal Description:

BLOCK 97 LOT 1-8 HISTORIC PROPERTY 15 YR BEGIN 2001 POT
ADD TAX, COUCHS ADD
R180208950
1N1E33DA 01900
3028
Pearl District, contact Patricia Gardner at 503-228-3273.
Pearl District Business Association, contact Adele Nofield at 503-2230070.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - River District
Historic Landmark #5514, Meier and Frank Delivery Depot
EXd, Central Employment with design overlay
HDZM, Historic Design Review with Modification Request
Type II, an administrative decision with appeal to the Landmarks
Commission.

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Other Designations:
Zoning:
Case Type:
Procedure:
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Proposal: The applicant seeks Type II Historic Design Review approval for revisions to a
previously approved Type III Historic Design Review application (LU 08-108590 HDZM, AD) for
the redevelopment of the historic Meier & Frank Delivery Depot. That previous Type III Historic
Design Review application was approved by the City’s Portland Historic Landmarks
Commission.
In this current Type II application, the overall size of the proposed penthouse has been reduced
to approximately 17,100 square feet, and the setbacks have increased to 21’-3” from the north
and south roof edges and 37’-2” from the east and west roof edges. The south wall of the
building’s existing mechanical penthouse will now be retained and incorporated into the new
penthouse. In addition, the previous penthouse design had a curving roofline, and a penthouse
with a flat roofline is proposed in the current application. A metal panel cladding system is
now proposed at the penthouse addition and the window system at the penthouse has also
been revised.
With the reduction in size of the proposed penthouse, the building’s internal program has been
altered, resulting in the following design revisions.
• South Elevation: At the south façade, revisions have been made to previously approved
doorway locations. The doorways at the easternmost bay, as well as at the bay directly to
the west of the building’s original entry have been removed from the plans; storefront
glazing is proposed at these locations. In addition, the double door approved at the
westernmost bay has been changed to a single door. At the 2nd floor, one window opening
is changed to infill grilles.
• West Elevation: At the west elevation, the location of the garage entrance has been shifted
to the north and the exit doorway has been shifted one bay north. The opening at the
northernmost window bay will remain in its current configuration and infill storefront will
be added to this opening. The infill grilles that were in the northern-most bay will move to
two bays that are closer to NW Everett. At the 2nd floor, there will be 3 openings that
receive infill grilles.
• North Elevation: In the previously approved Type III historic design review the sills of seven
window bays at the north elevation were dropped to accommodate new storefront windows
and doorways. In the current Type II application, the existing window patterning at this
elevation would remain and the sills would not be dropped. Additionally, no infill grilles are
proposed.
• East Elevation: The 2nd floor infill grille planned near the SE corner of the building has been
removed from the proposal.
The design proposed in this application consists of 110,000 square feet of office space and
2,400 square feet of ground floor retail space. There has been a significant reduction in the
number of parking spaces proposed. Five ADA parking will be located at the building’s ground
floor and 178 tenant parking spaces will be located at the building’s second floor.
Modification request:
1. Ground Floor Windows, 33.510.220.B, requires that all major remodeling projects in EX
zones must meet the ground floor window standard of the base zone. The base zone Ground
Floor Window (33.140.230) standard requires that all exterior walls on the ground level
facing street lot lines must contain windows that cover at least 50% of the length and 25%
of the ground level wall area. Required window areas must either allow views into working
areas or lobbies, pedestrian entrances, or be display windows set into the wall. The bottom
of the windows must be no more than 4 feet above the adjacent exterior grade. The
previous Type III review approved a Modification to this standard at all street frontages.
With this application, the ground floor situation is different in the following ways: the South
Elevation now meets the standard; the West Elevation continues to not meet the standard,
however it comes closer to conformance because some windows now provide views into
active use areas instead of parking; the North Elevation maintains the historic high sill
height (rather than enlarging some windows) and fully does not meet the standard; the East
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Elevation remains the same as the Type III application. This Type II review is therefore
required to review a Modification request for the North and West Elevations, as conditions
at these 2 elevations are different.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant approval criteria are:

33.846 Historic Review

Central City Fundamental Design Guidelines

33.846.060.G Other Approval Criteria

River District Design Guidelines

ANALYSIS
Site and Vicinity: The 40,000 square-foot site is located in the River District of the Central
City Plan District on the block bounded by NW Flanders Street, NW 14th Avenue, NW Everett
Street, and NW 15th Avenue. The site is developed with a four-story, reinforced concrete and
steel structure, the Meier & Frank Delivery Depot building. The building was constructed in
1927 as the central hub of an off-site delivery system for the Meier & Frank Company’s
downtown department store.
The building was listed on the National Register of Historic Places in 2001 under criterion “A”
for its association with the retail firm Meier & Frank, and under criterion “C” as an outstanding
example of modernist industrial design as interpreted by the noted Portland firm of Sutton and
Whitney. The building is classically composed, and its rusticated one-story base and stylized
three-story pilasters typify the Industrial Modern style. The building’s concrete one-story base
was formed to simulate stone, and a water table, decorated with dentils, separates the first
floor from the upper floors. Unadorned pilasters separate each window bay and each pilaster is
topped with an undecorated capital. An unadorned frieze band finishes the top of the building.
The building has remained largely unaltered, but is in a poor state of repair. The concrete is
pocked and damaged, revealing the reinforcing steel bar in many locations. The original steel
multi-light windows with pivot sash all appear to be intact, but have warped and rusted over
time. Almost every window appears to have sustained damage from weather, vandalism and
use, and many panes have been broken or are missing. A metal canopy extends across the west
half of the first floor at the south elevation, but it has been altered and is in disrepair. Another
canopy, which was originally located at the southeast corner, is missing. The original entry
door is gone and has been replaced with a steel door and metal panel.
Portland’s Transportation System Plan classifies NW Everett Street as a Traffic Access Street,
Transit Access Street, City Bikeway, and City Walkway. NW 14th Avenue is designated as a
Major City Traffic Street, City Bikeway, and Community Corridor. Both NW Flanders and 15th
are Local Service Bikeways. The site is within the Northwest Triangle Pedestrian District.
Zoning: The Central Employment (EX) zone allows mixed-uses and is intended for areas in the
center of the City that have predominantly industrial type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
The Design Overlay [d] zone promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
The Historic Resource Protection overlay zone is comprised of Historic and Conservation
Districts, as well as Historic and Conservation Landmarks. The regulations that pertain to
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these properties protect certain historic resources in the region and preserve significant parts
of the region’s heritage. Historic preservation beautifies the city, promotes the city’s economic
health, and helps to preserve and enhance the value of historic properties.
Land Use History: City records indicate that prior land use reviews include the following:
1. LUR 93-010491 CU AD (reference file #93-00492): Conditional Use approval of 36
structured parking spaces and 8 surface short-term surface parking spaces.
2. LUR 00-007322 DZM (reference file #00-00767): Design Review approval of building
renovations with modifications to Ground Floor Window and Loading standards. The work
proposed was approved, but never started. This review has expired.
3. LU 08-108590 HDZM AD: Type III Historic Design Review approval to redevelop the historic
Meier & Frank Delivery Depot Building. The proposal included extensive building
renovations: a penthouse addition, the replacement of all of the building’s original windows,
storefront infill at multiple locations at the ground level, new doorways, lowered sills at the
north façade, a new garage opening at the west façade, new glass and steel canopies at the
north and south building elevations, and non-standard improvements within the right-ofway. An Adjustment request to reduce the required number of on-site loading spaces from
two to one was approved. Modifications to the Ground Floor Window standard and the size
of the loading space were also appproved.
4. LU 08-109173 PR: Approval of a Central City Parking Review to include parking in the
existing warehouse building. The proposal is to convert a portion of the ground level and
the entire 2nd level of the existing warehouse building to parking. The proposed parking
layout includes approximately 240 parking spaces. Parking entry and exit will be from a
new garage door at NW 15th Avenue.
5. LU 08-152355 HDZ: This Type II Historic Design Review was the original submission to
review the proposed revisions to the Type III decision. This Type II case was submitted on
August 5, 2008 and deemed complete on October 22, 2008. Because it was to expire on
October 22, 2009 and no decision was made at the request of the applicant it was
withdrawn and this current case, LU 09-159668 HDZM, was submitted in its place.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed October 30, 2008
under the old case file number, LU 08-152355 HDZ. The following Bureaus have responded
with no issues or concerns:
 Portland Water Bureau; and
 Urban Forestry Division of Portland Parks & Recreation.


The Site Development Section of the Bureau of Development Services responded with the
following comment: Site Development has no objection to the proposed revisions to the
previously approved Historic Design Review, LU 08-108590-HDZM-AD. Stormwater overflow
from the proposed eco-roof may be directed to the existing rain drain system, with BES
approval. Please refer to the response from BES for any additional comments or requirements
pertaining to stormwater for this proposal. Please see Exhibit E.1 for additional details.



The Life Safety (Building Code) Section of the Bureau of Development Services responded
with the following comment: A Building Permit has been applied for and is currently under
review or has been issued or, a Life Safety plans examiner has been in contact with the
applicant. Please refer to correspondence from the Life Safety plans examiner for building
code-related comments. Please see Exhibit E.2 for additional details.



The Portland Fire & Rescue responded with the following comment: The applicant will be
required to meet all Fire Code requirements through the commercial permit review. Please see
Exhibit E.3 for additional details.



The Bureau of Environmental Services responded with the following comment: BES has no
objections to the request for Historic Design Review approval for revisions to the previously
approved application (LU 08-108590 HDZM AD). Please see Exhibit E.4 for additional
details.
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The Bureau of Transportation Engineering & Development Review responded in TRACS
with the following comment: The relocated garage door is in a better location than the original
garage door that was supported by PDOT. PDOT has no issues with the redesigned proposal.
Please see Exhibit E.5 for additional details.

Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed on October
30, 2008 under the old case file number, LU 08-152355 HDZ. No written responses have been
received from either the Neighborhood Association or notified property owners in response to
the proposal.

ZONING CODE APPROVAL CRITERIA
HISTORIC DESIGN REVIEW (33.846)
33.846.060 Purpose
Historic Design Review ensures the conservation and enhancement of the special
characteristics of historic resources.
33.846.060 Historic Design Review Approval Criteria
Requests for historic design review will be approved if the review body finds that the applicant
has shown that all of the approval criteria have been met.
Findings: The site is a designated Historic Landmark; therefore, the proposal requires
historic design review approval. The relevant approval criteria are listed in 33.846.060
G. 1-10. In addition, because the site is located within the River Sub-district of the
Central City Plan District, the relevant approval criteria are the River District Design
Guidelines and the Central City Fundamental Design Guidelines.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
G. Approval criteria based on the Standards of the Secretary of the Interior:
1. Historic character. The historic character of the property will be retained and
preserved. Removal of historic materials or alteration of features and spaces that
contribute to the property's historic significance will be avoided.
2. Record of its time. The historic resource will remain a physical record of its time,
place, and use. Changes that create a false sense of historic development, such as
adding conjectural features or architectural elements from other buildings will be
avoided.
Findings for 1 and 2: The proposed alterations to the historic Meier & Frank Delivery
Depot building will not alter or negatively impact the historic warehouse character of
the resource. The current proposal includes revisions to the previously approved
penthouse design, as well as minor changes to the plans for the building’s ground floor.
The overall size of the penthouse addition has been reduced to approximately 17,100
square feet and will rise approximately 12 feet above the existing parapet. In addition,
the setbacks from all building edges have been increased to 21’-3” from the north and
south roof edges and 37’-2” from the east and west roof edges. The revised design also
incorporates the southern portion of the existing mechanical penthouse and maintains
a flat roofline. The penthouse will be clad in metal panels and the window systems have
been revised to better relate to the window fenestration of the building. As with the
previous proposal, the current proposal also incorporates eco-gardens and solar panels
into the roof design. However, the solar panels will have a low profile and those
proposed at the fourth floor roof, at the perimeter of the penthouse, will not extend
above the building’s parapet. The proposed design revisions, as well as the reduction in
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the overall size of the penthouse will minimize its impact on the historic character of the
resource. Additionally, the modern materials and construction methods proposed at the
penthouse will allow it to be easily identified as a contemporary addition to the building.
The current proposal also includes revisions to the approved plans for the building’s
ground level. All are considered to minimally impact the building’s existing character
and respect existing openings. At the south elevation, changes have been made to the
proposed doorway locations. The doorways at the easternmost bay, as well as at the bay
directly to the west of the building’s original entry have been removed from the plans,
and storefront glazing is proposed at these locations. In addition, the double door
approved at the westernmost bay has been changed to a single door. At the west
elevation, the location of the garage entrance has been shifted to the north. In the
previously approved design the sills of seven window bays at the north elevation were
dropped to accommodate new storefront windows and doorways. In the current
application, the existing window patterning at this elevation would remain and the sills
would not be dropped.
In conclusion, the revisions to the penthouse design and the plans for the building’s
ground level are sensitive to the building’s original industrial character, allowing the
resource to remain a physical record of its time, place, and use. Therefore, these criteria
are met.
3. Historic Changes. Most properties change over time, those changes that have acquired
historic significance will be preserved.
4. Historic features. Generally, deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires replacement, the new feature will
match the old in design, color, texture, and other visual qualities and, where practical, in
materials. Replacement of missing features must be substantiated by documentary,
physical, or pictorial evidence.
5. Historic materials. Historic materials will be protected. Chemical or physical treatments,
such as sandblasting, that cause damage to historic materials will not be used.
Findings for 3, 4 and 5: In the previous historic design review application plans to
clean and repair the building’s concrete skin, to replace the building’s original windows,
and to replace the metal awning at the south elevation were all approved. The current
proposal is limited to design revisions at the penthouse addition and minor changes to
the plans for building’s ground level. The current penthouse design incorporates the
southern portion of the existing mechanical penthouse, allowing this historic feature to
be retained. Therefore, these criteria are met.
7.

Differentiate new from old. New additions, exterior alterations, or related new
construction will not destroy historic materials that characterize a property. New work will
be differentiated from the old.
Findings: The penthouse addition and proposed alterations to the building’s ground
level will not destroy historic materials that characterize the property. The proposal
works with the building’s original fabric and patterning. Further, the proposed
alterations will be easily differentiated from original building elements due to their
contemporary materials and construction. Therefore, this criterion is met.

8. Architectural compatibility. New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and architectural
features. When retrofitting buildings or sites to improve accessibility for persons with
disabilities, design solutions will not compromise the architectural integrity of the historic
resource.
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9. Preserve the form and integrity of historic resources. New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the
future, the essential form and integrity of the historic resource and its environment would
be unimpaired.
10. Hierarchy of compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties, and
finally, if located within a Historic or Conservation District, with the rest of the district.
Where practical, compatibility will be pursued on all three levels.
Findings for 8, 9, and 10: The current proposal is compatible with the building’s
massing, size, scale, and architecture, as well as that of adjacent properties. The
minimal nature of the alterations proposed at the ground level relate well to the
building’s simple form and detailing and fit within the building’s existing framework,
allowing the resource to maintain its historic composition. With regard to the ground
level being compatible with its surroundings, the floor plan was greatly improved with
the addition of ground level active uses at all 4 corners and diminishing the footprint of
ground level mechanical, parking and loading. Where the historic window sills are
lowest, the ground floor program includes an adequate amount of active uses for this
building to finally relate to and respect the pedestrian realm of the district it is within.
Revisions to the penthouse design include a reduction in the overall size of the addition,
as well as increased setbacks from the building’s roof edges. Additionally, the southern
portion of the existing mechanical penthouse will be retained. These strategies will
significantly minimize the visual impact of the penthouse from surrounding vantage
points, which will in turn emphasize the historic character of the resource. Therefore,
these criteria are met.
River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is planned to become a place that is remarkable within the region. The area
is intended to grow rich with special and diverse qualities that are, or will become characteristic
of Portland. Further, the River District will accommodate a significant portion of the region’s
population growth. The plan calls for the creation of a new community of dense neighborhoods,
housing a resident population of over 15,000 people, and providing jobs, services, and
recreation to this population and others. This area is intended to emphasize the joy of the river,
connections to it, and create a sense of community. The goals frame the urban design direction
for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis, addresses
design issues and elements that contribute to a successful pedestrian environment. (C) Project
Design, addresses specific building characteristics and their relationships to the public
environment. (D) Special Areas, provides design guidelines for the four special areas of the
Central City.
River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship with
the Willamette River.
2. Create a community of distinct neighborhoods that accommodates a significant part of the
region’s residential growth.
3. Enhance the District’s character and livability by fostering attractive design and activities
that give comfort, convenience, safety and pleasure to all its residents and visitors.
4. Strengthen connections within River District, and to adjacent areas.
Central City Plan Design Goals
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
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4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
Findings: The focus of the current review is limited to design revisions to the penthouse
addition and minor changes at the building’s ground level. However, as with the
previous proposal, a number of sustainability strategies have been incorporated into the
proposed roof design. The penthouse addition will be set back from the roof edges to
create space for a series of eco-gardens, which will capture storm runoff and reduce the
heat-island effect on the roof. In addition, solar panels will be installed at the east and
west edges of the forth-floor roof, as well as at the roof of the penthouse addition.
Therefore, this guideline is met.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local
character within the right-of-way. Embellish an area by integrating elements in new
development that build on the area’s character. Identify an area’s special features or qualities
by integrating them into new development.
A5-1. Reinforce Distinct Areas.
A5-1-1. Reinforce the Identity of the Pearl District Neighborhood.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
Findings for A4, A5, A5-1, A5-1-1 and C4: The proposed penthouse design is falls in
line with the pattern of rooftop additions that has developed within the Pearl District.
The revised penthouse has been reduced in size, will feature a flat roof form, and will be
significantly set back from all roof edges. The use of metal cladding and modern window
systems at the penthouse builds upon the design character of the district, without
overwhelming the original building form. Moreover, the proposed storefront systems
along the building’s south façade are consistent with those found in the neighborhood
and will function to activate the 15th and Everett Street sidewalks, further contributing
to the neighborhood’s pedestrian focus. Therefore, these guidelines are met.
A6. Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore
buildings and/or building elements.
Findings: The proposed alterations will allow for the adaptive reuse of this historic
building. Therefore, this guideline is met.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent sidewalks
to increase the space for potential public use. Develop visual and physical connections into
buildings’ active interior spaces from adjacent sidewalks. Use architectural elements such as
atriums, grand entries and large ground-level windows to reveal important interior spaces and
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activities.
Findings for A7 and A8: The existing four-story building creates a strong edge and
provides enclosure at the pedestrian level. The glazed storefront systems will add a more
human scale to the sidewalk environment and will allow for visual connections between
the building’s interior spaces and the pedestrian environment. Moreover, the new
ground floor office and retail uses will further activate the streetscape along this block.
Therefore, these guidelines are met.
A9. Strengthen Gateways. Develop and/or strengthen gateway locations.
A9-1. Provide a Distinct Sense of Entry and Exit. When developing at gateway locations,
provide a distinct sense of entry and exit that relates to the special qualities of the area.
Findings for A9 and A9-1: The building is located in a prominent location and the site
is designated as a district gateway in the Central City Plan. In general, the restoration of
the building will emphasize the urban industrial character of the district and will work
in concert with adjacent sites that have recently been developed or restored to
strengthen the area’s character and create a distinct sense of entry and exit. Therefore,
these guidelines are met.
B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right-of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
B1-1. Provide Human Scale to Buildings along Walkways. Provide human scale and interest
to buildings along sidewalks and walkways.
B1-2. Orient Building Entries to Facilitate Transit Connections. Orient primary building
entries at pedestrian circulation points, which conveniently and effectively connect pedestrians
with transit services.
Findings for B1, B1-1, and B1-2: The previous application included extensive
improvements to the right-of way surrounding the site, which will greatly enhance the
pedestrian environment. The plans for the ground level will reinforce the pedestrianorientation of the building. Glazed storefront systems and ground level active uses will
introduce a more a human scale to the building along the sidewalk and will increase the
visual connections between the building’s internal activities and the pedestrian
environment. The primary building entry will be maintained along NW Everett Street, a
Transit Access Street, which will conveniently and effectively connect pedestrians to
transit. Therefore, these guidelines are met.
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the
pedestrian environment.
B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well-marked crossings and
consistent sidewalk designs.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
B6-1. Provide Outdoor Lighting at a Human Scale. Provide outdoor lighting at a human
scale to encourage evening pedestrian activity.
Findings for B2, B3, B6 and B6-1: The extensive streetscape improvements approved
through the previous application will greatly increase the safety and diversity of the
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sidewalk environment surrounding the site. New street trees will protect pedestrians
from the traffic along the surrounding streets and the addition of on-street parking
along NW Everett will provide another layer of protection between traffic and
pedestrians. The approved canopies along Everett Street will protect pedestrians from
the elements and pedestrian-oriented lighting will contribute to the safety of the
sidewalks at night. Therefore, these guidelines are met.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
Findings: The main entrance to the building is at grade and accessible. Additional
access systems will be integrated internally to account for differences in elevation
between access points. Therefore, this guideline is met.
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building façades that create visual connections to
adjacent public spaces.
Findings: The terraces around the perimeter of the penthouse will be associated with
private office spaces at this floor and will create new view opportunities across the city.
In addition, the incorporation of glazed storefront systems at the building’s ground floor
will create new views into the building’s active spaces. Therefore, this guideline is met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3. Respect Architectural Integrity. Respect the original character of an existing building
when modifying its exterior. Develop vertical and horizontal additions that are compatible with
the existing building, to enhance the overall proposal’s architectural integrity.
C5. Design for Coherency. Integrate the different building and design elements including, but
not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,
and colors with the building’s overall design concept. Size and place rooftop mechanical
equipment, penthouses, other components, and related screening elements to enhance views of
the Central City’s skyline, as well as views from other buildings or vantage points. Develop
rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.
Findings for C2, C3, C5 and C11: The proposal employs design and material choices
that are supportive of the quality of this historic structure. Furthermore, the exterior
alterations fit within the building’s original framework and patterning. For example, the
storefront systems proposed along Everett Street fit within existing openings and will
introduce a more open character to the building’s ground level. In addition, while the
garage opening at the west elevation has shifted slightly from the previously proposed
location, it still works within the building’s existing patterning.
The most significant change to the building will occur at the roof. The proposed
penthouse design incorporates the southern portion of the existing mechanical
penthouse. The addition will rise approximately 12 feet above the existing parapet and
will be significantly set back from all roof edges. The new design features a flat roof form
and will be clad in metal panels. Curtain wall window systems will be set within the
penthouse walls and will mimic the fenestration pattern below. Terraces, eco-gardens
and low-profile solar panels will also be integrated into the rooftop design. Due to the
thoughtful design and high-quality materials presented, the proposed alterations will
blend into the design of the existing building. Therefore, these guidelines are met.
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C1-1. Integrate Parking. Design surface parking and parking garage exteriors to visually
integrate with their surroundings.
Findings: In the previous proposal, approximately half of the first floor building area
was occupied by parking. In the current proposal, the amount of parking at the first
level has been greatly reduced to just five spaces. The overall number of parking spaces
has been reduced from 240 spaces to 183 spaces; however, parking will still occupy the
entire second floor of the building. This reduction in area committed to parking presents
opportunities for additional active uses at the building’s ground level, creating a more
interesting and attractive environment for pedestrians; this important shift in
programming allows the building to be more fitting and appropriate for the River
District. Therefore, this guideline is met.
C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in façade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate
flexible sidewalk-level retail opportunities at building corners. Locate stairs, elevators, and
other upper floor building access points toward the middle of the block.
C8. Differentiate the Sidewalk-Level of Buildings. Differentiate the sidewalk-level of the
building from the middle and top by using elements including, but not limited to, different
exterior materials, awnings, signs, and large windows.
C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the sidewalk-level of
buildings to accommodate a variety of active uses.
Findings for C7, C8, and C9: The current application supports active intersections at
all four corners. The ground level spaces proposed at the corners can accommodate a
variety of active uses. In addition, the large expanses of glazing along Everett will
emphasize the connections between the building’s interior spaces and sidewalk. The
building’s rusticated base and water table currently separate the first floor from the
upper floors. However, the addition of new canopies (previously approved) and glass
storefront systems at the ground floor will further define the sidewalk level of the
building from its upper stories. Therefore, these guidelines are met.
2) MODIFICATION REQUESTS (33.846)
33.445.050 Modifications that Enhance Historic Resources and
33.846.070 Modifications Considered During Historic Design Review
The review body may grant modifications to site-related development standards, including the
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the historic design
review process. However, modification to a parking and loading regulation within the Central
City plan district may not be considered through the historic design review process.
Modifications made as part of historic design review are not required to go through a separate
adjustment process. To obtain approval of a modification to site-related development
standards, the applicant must show that the proposal meets the approval criteria.
Modifications to all other standards are subject to the adjustment process. Modifications that
are denied through historic design review may be requested through the adjustment process.
The approval criteria for modifications considered during historic design review are:
A. Better meets historic design review approval criteria. The resulting development will
better meet the approval criteria for historic design review than would a design that meets the
standard being modified; and
B. Purpose of the standard.
1. The resulting development will meet the purpose of the standard being modified; or
2. The preservation of the character of the historic resource is more important than meeting
the purpose of the standard for which a modification has been requested.
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The following modification is requested:
1. Ground Floor Windows, 33.510.220.B, requires that all major remodeling projects in EX
zones must meet the ground floor window standard of the base zone. The base zone Ground
Floor Window (33.140.230) standard requires that all exterior walls on the ground level facing
street lot lines must contain windows that cover at least 50% of the length and 25% of the
ground level wall area. Required window areas must either allow views into working areas or
lobbies, pedestrian entrances, or be display windows set into the wall. The bottom of the
windows must be no more than 4 feet above the adjacent exterior grade. The previous Type III
review approved a Modification to this standard at all street frontages. With this application,
the ground floor situation is different in the following ways: the South Elevation now meets the
standard; the West Elevation continues to not meet the standard, however it comes closer to
conformance because some windows now provide views into active use areas instead of
parking; the North Elevation maintains the historic high sill height (rather than enlarging some
windows) and fully does not meet the standard; the East Elevation remains the same as the
Type III application. This Type II review is therefore required to review a Modification request
for the North and West Elevations, as conditions at these 2 elevations are different.
Purpose. In the Central City plan district, blank walls on the ground level of buildings are limited
in order to:
• Provide a pleasant, rich, and diverse pedestrian experience by connecting activities occurring
within a structure to adjacent sidewalk areas;
• Encourage continuity of retail and service uses;
• Encourage surveillance opportunities by restricting fortress-like façades at street level; and
• Avoid a monotonous pedestrian environment.
Findings: Because of the historic warehouse character of the Meier & Frank Delivery
Depot it is reasonable to allow some “non-active” uses at the building’s street level.
Due to grade changes on the site, and the regular patterning and fenestration of the
building’s windows, all of the ground floor windows at NW Flanders are more than 4 feet
above adjacent grades.
The strong and consistent ground level window patterning is an important aspect to the
building’s architectural integrity and historic character. However, to better integrate
with the identity of the larger district the building is within today, the proposal makes
efforts to connect internal activities with the sidewalk environment by the introduction
of large window areas within the existing garage bays at the south façade, at the historic
main entrance at the south facade, and overall providing mostly active uses around the
perimeter of the ground floor. By maintaining a majority of the existing ground floor
window patterning the proposal will better meet criteria G.1: Historic character, G.8:
Architectural compatibility, G9: Preserve the form and integrity of historic resources,
and Central City Fundamental Guideline C3: Respect Architectural Integrity. Further,
the proposal encourages continuity of retail and office uses by incorporating retail and
office space at most of the ground level’s perimeter and all corners, also increasing
surveillance opportunities in certain locations. Proposed building entries are strong
and will give a more inviting face to this building.
Where the proposal is most challenging with regard to activity and interaction at the
ground floor is at NW 15th. This elevation is where the building’s ground level windows
have a low sill. However, it is also where the parking and mechanical is located; there
will be some views of the parking and mechanical, however this new application is much
improved from the previous Type III through the addition of active uses at the most
important locations of the ground floor – the 2 corners of the building. Where the
proposal is most challenging with regard to blank walls at the ground level due to high
windowsills is at NW 14th and NW Flanders. The proposal includes extensive
streetscape improvements at all four street frontages to create a pleasant and diverse
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pedestrian experience at the sidewalks. These right-of-way improvements are in large
part mitigating for the lack of an active ground level presence. The widening of the
sidewalk, curb extensions and the introduction of significant landscaping in the rightof-way at this particular block go a long way in softening the pedestrian environment.
Approval of this significant modification request relies on the proposed street
improvements from building face to curb face. Thus, a condition of approval will require
that the building permit maintain the proposed street improvements. If the street
improvements are to change, an additional land use review will be required to assess
the approvability of this modification request against a different street improvement
proposal.
For the reasons stated above and a condition of approval, these criteria are met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The purpose of the historic design review process is to ensure that exterior alterations to
existing buildings protect the integrity of the special characteristics of the historic resources.
The proposal meets the applicable design guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of Type II Historic Design Review for revisions to a previously approved Type III
Historic Design Review application (LU 08-108590 HDZM, AD) for the redevelopment of the
historic Meier & Frank Delivery Depot, per the approved plans, Exhibits C-1 through C-20,
signed and dated October 16, 2009, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through C) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 09-159668 HDZM". All
requirements must be graphically represented on the site plan, landscape, or other required
plan and must be labeled "REQUIRED."
B. The building permit will maintain the proposed street improvements from building face to
curb face at all four street elevations. If the street improvements are to change, an
additional land use review will be required to assess the approvability of the ground floor
window modification request against a different street improvement proposal.
C. No field changes allowed.
Decision rendered by: ____________________________________________ on October 16, 2009
By authority of the Director of the Bureau of Development Services

Decision mailed: October 20, 2009
Staff Planner: Kara Fioravanti
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About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on
September 22, 2009, and was determined to be complete on September 23, 2009.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on September 22, 2009.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the120-day review period.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Landmarks Commission,
which will hold a public hearing. Appeals must be filed by 4:30 PM on November 3, 2009 at
1900 SW Fourth Ave. Appeals can be filed on the first floor in the Development Services Center
until 3 p.m. After 3 p.m., appeals must be submitted to the receptionist at the front desk on
the fifth floor. An appeal fee of $250 will be charged. The appeal fee will be refunded if the
appellant prevails. There is no fee for ONI recognized organizations appealing a land use
decision for property within the organization’s boundaries. The vote to appeal must be in
accordance with the organization’s bylaws. Low-income individuals appealing a decision for
their personal residence that they own in whole or in part may qualify for an appeal fee waiver.
In addition, an appeal fee may be waived for a low income individual if the individual resides
within the required notification area for the review, and the individual has resided at that
address for at least 60 days. Assistance in filing the appeal and information on fee waivers is
available from BDS in the Development Services Center. Fee waivers for low-income
individuals must be approved prior to filing the appeal; please allow 3 working days for fee
waiver approval. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
contact the receptionist at 503-823-7967 to schedule an appointment. I can provide some
information over the phone. Copies of all information in the file can be obtained for a fee equal
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to the cost of services. Additional information about the City of Portland, city bureaus, and a
digital copy of the Portland Zoning Code is available on the internet at
www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Landmarks Commission is
final; any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within
21 days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact
LUBA at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for
further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Landmarks
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that
issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after November 4, 2009 – (the
day following the last day to appeal).
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
• By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
• All conditions imposed herein;
• All applicable development standards, unless specifically exempted as part of this land use
review;
• All requirements of the building code; and
• All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings (**Note: the Type III approved C Exhibits in case file LU 08-108590 HDZM
that are still pertinent and apply to this project include: Exhibits C.17, C.18, C.21, C.24, C.26,
C.28, C.29, C.30, C.32, C.35, C.36, C.37, C.42, C.43**):
1. Ground Floor Plan (attached)
2. Level 2
3. Levels 3-4
4. Penthouse Plan
5. Roof Plan
6. S elevation [attached]
7. W elevation
8. N elevation
9. E elevation
10. Southerly Exit at 15th
11. Northerly Exit at 15th
12. Garage entry at 15th
13. Loading
14. Garbage and Recycling
15. Penthouse Wall sections, South
16. Penthouse Wall sections, East/West
17. Pedestrian view of SE corner
18. Bird’s Eye view of SE corner
19. Bird’s Eye view of SW corner
20. Penthouse details
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Site Development Review Section of BDS
2. Life Safety Review Section of BDS
3. Fire Bureau
4. Bureau of Environmental Services
5. Bureau of Transportation Engineering and Development Review
F. Correspondence:
None received
G. Other:
1. Original LU Application
2. Site History Research

The Bureau of Development Services is committed to
providing equal access to information and hearings. If
you need special accommodations, please call 503-8230625 (TTY 503-823-6868).

